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PROJECT IDENTIFICATION 

David Evans and Associates, Inc. (DEA) has been contracted by BSRE Point Wells, LP to provide a 

traffic impact analysis for the proposed Point Wells Urban Center Development project. This traffic 

impact analysis (TIA) is intended to provide Snohomish County and other impacted agencies within 

Snohomish County the necessary traffic analysis for the Urban Center plan, while addressing the future 

ultimate redevelopment proposed in accordance with the scope of work outlined in the 30.66B 

Pre-Submittal conference conducted on December 16, 2009 and updated on January 12, 2011. 

Currently, the Washington State Department of Transportation (WSDOT) is the only governmental 

organization with transportation facilities that are impacted by the project that have interlocal agreements 

(ILA) with Snohomish County. At this time, mitigation payments for capacity improvements are made 

only to Snohomish County and WSDOT. Transportation Demand Management (TDM) measures and a 

Voluntary Trip Reduction Program are proposed for the project to offset the TDM payment. Below is a 

summary of the pertinent project information: 

Name of Project:  Point Wells Development Traffic Impact Analysis 

Applicant’s Name:  BSRE Point Wells, LP 

Traffic Study Preparer:  Victor Salemann, P.E., Member of ITE 

David Evans and Associates, Inc. 

415 - 118th Avenue SE 

Bellevue, WA  98005 

Telephone: (425) 519-6500 

Fax: (425) 519-5361 

 

LOCATION AND ACCESS 

The proposed Point Wells Development is located within Transportation Service Area (TSA) F, inside 

the Southwest County Urban Growth Area (UGA) and the Woodway Municipal UGA. The project 

location is in the southwestern-most corner of Snohomish County along the Puget Sound. The Point 

Wells Development site address information is as follows: 

20555 Richmond Beach Drive NW 

 Seattle, WA 98177 

There is currently one access point connecting the Point Wells Development site and the surrounding 

roadway system, and it will remain upon completion of the site redevelopment. Richmond Beach Drive 

within the Town of Woodway provides access to the Point Wells Development. The City of Shoreline 

and King County municipal boundary is located about 250 feet south of the project entry. 

 

Trips to and from the site will travel through the City of Shoreline to junctions with other major arterials. 

Project trips will travel north to Snohomish County and local cities within its bounds and southward 

throughout King County and those local cities within the project vicinity. Figure 1 is a Vicinity Map for 

the proposed project with impacted key intersections.  
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PROJECT/SITE DESCRIPTION 

HISTORIC AND CURRENT USAGE 

The Point Wells facility history dates back to the early 1900’s. The site was originally developed 

between 1909 and 1911. In 1912, Standard Oil (now Chevron), Shell, and other smaller oil companies 

purchased the site to be used as a refueling station. In 1950, the site was purchased outright by Chevron, 

and the facility was used as an asphalt refinery and light products/lube oil distribution depot. The various 

types of petroleum products stored and processed at Point Wells included crude oil, asphalt products, 

lubrication oil, fuel oil, aviation fuel, motor vehicle and marine vessel fuels, and thinners. The light 

products/lubrication oil distribution terminal is no longer in operation. The asphalt refinery ceased 

operations in 2000. In 2006, the Alon group purchased the site which was then transferred to BSRE Point 

Wells, LP in 2010.  

Currently, Paramount Petroleum Corporation uses the site as a petroleum storage and distribution facility. 

The existing PM peak hour and daily site trip generation equals a total of 116 PM peak hour trips and 

546 daily trips.  

PROPOSED PROJECT 

The Point Wells site development will occur over the course of several years. The environmental cleanup 

action plan and the development marketing strategy are the primary drivers for this project. The 

scheduled cleanup process breaks the site into cleanup areas and will commence up the site 

decommissioning. 

The building and site development will follow the cleanup starting with the primary site infrastructure 

and public amenities that will make the development attractive to both potential residents and the 

community at large.  The infrastructure necessary to support a development the size of Point Wells is 

significant.  

The Point Wells redevelopment project consists of a future mixed-use Urban Center. The Urban Center 

will consist of mixed-use commercial, retail, residential, and public recreational uses. The project scope 

is set on an assumed set of general land use characteristics based on the final project build out. Table 1 

shows the total amount of commercial and retail areas listed by square feet and the total number of 

residential units. 

Table 1: Project Development General Land Uses 

Commercial (Sq. Ft.) Retail (Sq. Ft.) Residential (No. of Units)

32,262 94,300 3,081  
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TRIP GENERATION 

The gross AM peak hour, PM peak hour, and average daily traffic (ADT) trips were determined for the 

Point Wells Development using the methodology outlined in Trip Generation, 8
th
 Edition (Institute of 

Transportation Engineers, 2008). Following the guidelines covered in the ITE report, the trip generation for 

each of the nine separate land use codes (LUC) were calculated. These values are the basis of the total gross 

trip generation, prior to reductions. 

ASSUMED LAND USE 

The Point Wells site will offer potential residents a vast amount of sustainable residential living options and 

retail and commercial spaces. Nine ITE acknowledged LUC’s were chosen as they best represent what may 

be constructed at the site.  

Table 2 indicates the assumed land use type, ITE land use code, and unit type (i.e. DU=Dwelling unit, 

ODU= Occupied Dwelling Unit, and SF= square feet) for the Point Wells Development. 

Table 2: Assumed Land Use 

High-Rise Apartment DU DU 403

High-Rise Residential 

Condominium/Townhouse
DU DU 1,861

Luxury Condo/Townhouse ODU ODU 500

Senior Adult Housing - Attached 

(Condo)
ODU ODU 317

Health/Fitness Club SF SF 20,000

General Office SF SF 24,762

Medical-Dental Office Buildnig SF SF 7,500

Specialty Retail Center SF SF 30,000

Supermarket SF SF 26,300

Quality Restaurant SF SF 18,000

Land Use Type
Land Use 

Code (LUC)
Units Total

 
 

GROSS CUMULATIVE TRIP GENERATION TOTALS 

Using the appropriate ITE trip generation LUC rates, the Point Wells gross cumulative trip generation 

was conducted. The trip generation methodology was completed in accordance with the ITE Trip 

Generation Handbook (Institute of Transportation Engineers, 2004). The following table (Table 3) shows 

the cumulative total of daily, AM peak, and PM peak hour trips for the site. 

Table 3: Gross Cumulative Trip Generation 

Gross Daily 19,826 9,913 9,913

Gross AM Peak Hour 1,267 348 904

Gross PM Peak Hour 1,729 1,008 721

Total Trips Entering Trips Exiting Trips
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TRIP GENERATOR ADJUSTMENTS 

The trip generation rates and equations contained in the ITE trip generation documentation are derived from 

actual measurements of traffic generated by individual sites. These rates and equations represent vehicles 

entering and exiting the site at its driveway. However, there are instances in a mixed-use development, such 

as the Point Wells Development, when the total number of gross entering and exiting trips generated by the 

site is reduced by the interaction of the mixed uses. The following reductions are those utilized in the Point 

Wells Development trip generation. 

Existing and Historic Use Reductions 

This project will receive credit for traffic impacts that already exist from the historic permitted use of the 

site as an asphalt refinery and petroleum distribution facility. Data was gathered from the Point Wells 

Development about the existing and historic usage. This same data was used in the Paramount Docket XIII 

SEIS. A total of 116 AM and PM peak hour trips were historically generated, while a total of 546 daily 

(ADT) trips were historically generated. These trips are removed from the gross total as a trip credit. The 

net new trips will reflect the reduction of trips from the existing and historic usage of the Point Wells site. 

 

Internalization Reduction 

A key characteristic of a multi-use development, such as the Point Wells Development, is that trips 

between some of the various land uses can be made on-site. These internal trips do not impact the 

surrounding city or county roadway system. These internal trips are often made by alternate means such as 

walking, biking, or vehicles entirely on internal pathways or internal roadways without using external 

streets.  

 

The development of the Point Wells site was planned as an Urban Center, providing all of the needed 

amenities and services to allow residents to remain on site instead of traveling off site for their desired 

goods and services. The Point Wells site is planning on a supermarket, a number of restaurants, office 

space, medical and dental facilities, and a mix of shops supplying goods and services, in addition to the 

recreational amphitheater, beachfront, boardwalk, and pier areas. 

 

The internalization reductions were calculated following the ITE Internal Trip Balancing for a Multi-use 

Development(Institute of Transportation Engineers, 2004) and the Internal Trip Capture Estimator for 

Mixed-Use Developments (Bochner & Sperry, 2010). The Bochner & Sperry report studied three similar 

mixed-use developments in Texas. Results of the study indicate that mixed-use developments, such as the 

Point Wells Development, can have PM peak internalization rates within the range of 30-43%.  A 

combination of the ITE internalization rates, project-specific assumptions, and assumptions from the 

Bochner & Sperry report were used for the Point Wells site. 

 

Internalization reductions were taken for the daily, AM, and PM peak hours. The internalization focused 

on the residential, office, and retail areas of the development and did not take into account any same land 

use reductions (i.e., residential to residential, retail to retail, or commercial to commercial).  

 

Internalization at the Point Wells site was determined to be 38.8% due to the ratios of residential, retail, 

and commercial areas provided on the site. The Point Wells Development offers a higher internalization 

rate because the total amenities and services provided by the site allows for fewer trips to leave for similar 

uses off-site. These internalization rates are all consistent with ITE and the findings of the Bochner & 

Sperry report. Refer to Appendix C for Trip Internalization data. 
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Pass-By & Diverted Link Reductions 

The Point Wells Development is considered a “destination site,” in that existing roadway trips cannot 

easily enter the site and exit by continuing on the original path (such as at shopping centers, strip malls, 

gas stations, etc.) on a heavily traveled arterial. Due to the destination type development, no pass-by or 

diverted-link trip reductions were taken. 

 

Transit Reductions 

Although a number of transit resources are available, no transit reduction was taken during the trip 

generation portion of the analysis. The proposed residential land uses are presumed to be near bus or rail 

lines, while other transit options (LINK Light Rail, etc.) are not fully operational in the project vicinity 

(at the current time). As these additional resources are implemented in the project vicinity, it is expected 

that the site trip generation will be reduced. 

NET NEW TRIP GENERATION BASED ON ITE RATES 

Upon the completion of the trip generation for the Point Wells Development (gross trips), and the 

reduction of trips through internalization and existing usage reductions, the final “Net New” trips are 

determined. These trips are those to be distributed via the local, regional, and state roadway system. The 

proportions of trips entering and exiting the proposed project site under the headings “Entering Trips” 

and “Exiting Trips” are based on the ITE Trip Generation Report for each specific land use. A summary 

of the trip generation data is included in Table 4.  

Table 4. Gross Trips and Net New Trip Summary 

Gross Daily 19,826 9,913 9,913

Gross AM Peak Hour 1,267 348 904

Gross PM Peak Hour 1,729 1,008 721

Net New Daily 11,587 5,794 5,793

Net New AM Peak Hour 659 136 523

Net New PM Peak Hour 942 582 360

Total Trips Entering Trips Exiting Trips

 

(Values rounded to nearest whole number for trip distribution.) 

The values shown in Table 4 are the Point Wells Development trip generation and the respective 

reductions based on the planned development. This data is shown in the trip distribution figures 

throughout the Point Wells Development TIA.  

TRIP ASSIGNMENT AND DISTRIBUTION 

The year 2017 is used as the horizon year for this analysis and full project build out, adhering to the 

standard 6-year concurrency period. Although the 6-year horizon year was used, it is expected that traffic 

impacts will be less since final project development is not expected to be completed by then. Trip 

distribution was estimated taking into account the distinct trip patterns of the Point Wells Development land 

uses (residential, retail, and commercial).  

The Point Wells trip assignment utilized the Final Docket XIII Comprehensive Plan Amendment - 

Paramount of Washington LLC Supplemental Environmental Impact Statement (SEIS) (December 2008, 

ICF Jones & Stokes), hereby stated as Paramount Docket XIII SEIS, as a basis for the trip distribution. This 

document was used to provide preliminary assignments and the basis for the assignment and distributions 
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outlined in this analysis. It was determined that the Paramount Docket XIII SEIS assignment had a primary 

focus on the Snohomish County regional model and less of a multi-county distribution, as necessary for this 

scale and type of mixed-use development. Because of this, the manual trip assignment for Point Wells 

refined the Snohomish County regional model distribution to more closely represent a multi-county 

distribution to both Snohomish and King counties based on local land uses and demand areas throughout 

the project vicinity. This resulted in a more proportioned trip assignment split to the north and south.  

It is expected that project trips will enter and exit the site to a number of local and regional destinations, 

following the “commuter” and “other” pattern, as identified in the Transit Reductions section above. Table 

5 identifies the destinations and “commuter”/“other” profiles identified for the development. 

Table 5. Trip Distribution Destinations based on “Commuter” or “Other” Profiles  

County Destination "Commuter" Distribution "Other" Distribution

Everett - Downtown 10% 3%

Everett - Paine Field Vicinity 7% 0%

Southbound I-405 7% 3%

Lynnwood - via I-5 7% 17%

Lynnwood - via Highway 99 (Aurora) 3% 6%

Mukilteo 0% 3%

Edmonds 0% 6%

Aurora Village Vicinity 0% 14%

Richmond Beach Vicinity 0% 3%

Dayton Avenue Vicinity 3% 3%

Highway 99 North (195th Street to 165th Street) 0% 9%

Highway 99 South (150th Street - South) 0% 14%

Northgate Vicinity 3% 14%

Seattle - via Highway 99 (Aurora) 10% 3%

Seattle - via I-5 50% 3%
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Although the trip distribution was based on the trip assignment as described above, it also took into 

consideration the different proposed land uses at the Point Wells site. Each of the land uses (residential, 

office, and retail) would operate under their own separate distribution based on the “commuters” and 

“others” scenarios. The trips associated with each land use were distributed separately to properly identify 

patterns associated with those trips. 

Upon the completion of the individual distributions, the combination of all the land uses provided the basis 

for a combined net new trip distribution. The aggregate trip distribution and assignment for the daily, AM 

peak hour, and PM peak hour trips are shown in Figures 2, 3, and 4, respectively. Assignment of the 

project-generated trips for key intersections for the AM peak hour and the PM peak hour are shown in 

Figures 5 and 6, respectively. Tables 6-7 summarize the project-generated trip volumes through the 

County’s key intersections with project trips for the AM peak hour and PM peak hour, respectively. 
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Figure 5. AM Peak Hour Key Intersection Project Trips 

 

 

 

Figure 6. PM Peak Hour Key Intersection Project Trips 

 

 

 
Table 6. Distribution of Project-Generated Trips – AM Peak Hour 

Left Thru Right Left Thru Right Left Thru Right Left Thru Right

260 0 0 0 0 0 0 0 10 0 0 3 0

382 - - - - - 0 - 10 0 - 3 -

505 0 0 0 0 0 0 0 10 0 0 3 0

SouthboundSnohomish County 

Intersection Number

Eastbound Westbound Northbound

 

 

 

Table 7. Distribution of Project-Generated Trips – PM Peak Hour 

Left Thru Right Left Thru Right Left Thru Right Left Thru Right

260 0 0 0 0 0 0 0 7 0 0 12 0

382 - - - - - 0 - 7 0 - 12 -

505 0 0 0 0 0 0 0 7 0 0 12 0

SouthboundSnohomish County

Intersection Number

Eastbound Westbound Northbound
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CRITICAL ARTERIAL UNITS 

Refer to Appendix A for the critical arterial unit list. Both AM and PM peak hour project trips generated 

by the Point Wells Development cross critical arterial units, however those trips do not utilize the critical 

arterial units. 

Refer to the Paramount Docket XIII SEIS for information about impacts to intersections within King 

County. 

LEVEL OF SERVICE ANALYSIS FOR IMPACTED CRITICAL ARTERIAL UNITS 

Upon the completion of the trip generation and distribution, as described above, it has been identified 

that none of the Point Wells Development trips impact any Snohomish County critical arterial units. 

Further, no Snohomish County arterial units are impacted by greater than 50 peak hour directional trips.  

Therefore, no existing or future LOS analyses for any TSA F or other TSA arterial units were conducted. 

KEY INTERSECTIONS 

Tables 4-5 summarize that three Snohomish County key intersections (#260, #382, and #505) have Point 

Wells Development trips entering and exiting (via 525 to Mukilteo). Although these intersections have 

AM and PM project trips in the intersection, none of the trips enter a critical arterial unit. 

PIPELINE INVENTORY AND TRAFFIC COUNTS 

Project pipeline inventory data was not obtained because no Snohomish County critical arterial units are 

being impacted with three or more trips by the Point Wells Development.  

As required by Snohomish County, all traffic counts for the key intersections must be less than one year 

old. No traffic counts were required for this study since no critical arterial units have three or more 

project trips on them. 

ACCESS AND CIRCULATION 

Access into and out of Point Wells Development is provided via one driveway to the local roadway 

system at the south end of the site. The development connects with Richmond Beach Drive to NW 196th 

Street and then to the Richmond Beach Road corridor. The existing driveway will not be relocated from 

its existing location.  

No queuing analysis was conducted because the ingress and egress to and from the site is linked to an 

existing roadway in the immediate roadway system.  

Upon entering the site, vehicles will arrive at the Urban Plaza area of the site where the transit hub (train 

and bus), retail, and commercial areas are located. Traveling past the Urban Plaza, vehicles will utilize a 

newly-constructed vehicle bridge that crosses the existing Burlington Northern Railroad tracks that run to 

the north and south. After crossing the new bridge, vehicles can travel northwest along the tracks to the 

northern end of the site or travel south to the Waterfront Plaza. These areas include residential and retail 

areas plus other amenities including boardwalks, landscaped areas, beachfront/pier areas, restaurants, and 

pocket parks. 
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SIGHT DISTANCE 

Available sight distance at the project entrance exceeds the minimum required by Snohomish County 

Engineering Design and Development Standards (EDDS). 

EXTENT OF IMPROVEMENTS 

In accordance with Snohomish County Code (SCC) 30.66B.430, traffic studies shall contain analysis of the 

extent of any improvements determined to be necessary. 

It is not anticipated that additional requirements in regards to roadway improvements within Snohomish 

County will be required for the described project. Although no improvements will be made to the 

Snohomish County roadways outside of the project site, on-site improvements will be made to alleviate any 

site-to-county roadway deficiencies. 

PROJECT MITIGATION  

Point Wells project trips utilize a number of local roadways and state facilities, traveling to both Snohomish 

County and King County, including a majority of other local cities and towns within each county 

[Snohomish: Edmonds, Everett, Lynnwood, Woodway, etc; King: Shoreline, Seattle (downtown, Northgate, 

etc.), etc.]. Although trips are distributed to both Snohomish and King Counties and their respective cities, 

the following project mitigation discussion focuses on impacts within Snohomish County. Discussion about 

other offsite mitigation within King County is found in the Paramount Docket XIII SEIS. 

Snohomish County Code identifies that mitigation resolution must conducted for those agencies with an 

interlocal agreement (ILA) with the County. The only agency that currently has an ILA with Snohomish 

County and have Point Wells Development traffic impacts is WSDOT. Therefore, mitigation for only these 

WSDOT is calculated in this report. While this is the only agency (other than Snohomish County) to 

receive mitigation resolution, this does not mean traffic impacts are localized to their respective locations. 

Traffic impacts vary throughout the project vicinity, both in the cities of Snohomish and King Counties.  

As stated in the sections above, few project trips impact Snohomish County facilities, therefore the 

applicant reserves the right to submit a negotiated mitigation fee at a future date. 

SNOHOMISH COUNTY 

Snohomish County collects mitigation fees based on a development’s location (TSA) and the type of 

development. The Point Wells Development is located in TSA F. As listed in the SCC 30.66B Presubmittal 

Form C-4213-1, the mitigation fees for different land uses within TSA F are: 

• Residential Rate: $230.00 per average daily trip (ADT) 

• Commercial Rate: $196.00 per average daily trip (ADT) 

In addition to the base impact fees, the SCC 30.66B will allow up to a five percent (5%) reduction credit for 

projects that provide TDM measures. An additional two percent (2%) trip reduction credit is available for 

any commercial development for which the developer agrees to implement a voluntary trip reduction 

program. The Point Wells Development plans to create and implement a voluntary trip reduction program, 

which will utilize a shared car service such as “Flexcar” or “Zipcar” on site, in addition to designated areas 

for bicycle parking. The project will also promote the use of alternative methods of transportation by 

limiting residential parking to one stall per unit. Local transit such as the planned on-site Sound Transit 

Sounder rail station and local bus services are two alternative methods of transportation. A shuttle service 

to off-site transit centers will be considered as an interim measure as on-site opportunities are developed. 
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The voluntary TDM program will allow the Point Wells Development to become eligible for the additional 

two percent (2%) reduction in impact fees. 

The historical commercial trips generated by the site are 546 daily trips (ADT). The impact fee calculation 

uses the net new trips for the Point Wells Development (gross minus all reductions and historical trips). The 

resulting new residential and commercial ADT is 8,351 and 3,237, respectively.  

Residential:   8,351 x $230.00 =   $1,920,730.00 

Commercial:  3,237 x $196.00 =                  $634,452.00 

Total (Pre-TDM Reduction)    $2,555,182.00 

The calculated impact fee is $2,555,182.00. 

To qualify for the seven percent (7%) SCC 30.66B trip reduction credits, the Point Wells Development will 

implement TDM and a voluntary trip reduction program. Upon reducing the impact fee by seven percent 

(7%, the combined 5% and 2% credit reduction), as eligible by SCC 30.66B, the resultant fee is 

$2,376,319.26. 

Snohomish County Total (Pre-TDM Reduction)  $2,555,182.00 

County TDM Reduction @ 7%                   $178,862.74  

Total Snohomish County Mitigation   $2,376,319,26 

WASHINGTON STATE DEPARTMENT OF TRANSPORTATION (WSDOT)  

The Point Wells Development is proposing to mitigate its impacts to state facilities via Option 1A, the 

Proportionate Share Calculation on the Long Version Traffic Mitigation Offer to WSDOT. Two separate 

state projects listed on the Snohomish County and WSDOT interlocal agreement “Exhibit C” will have 

Point Wells Development trips utilize those facilities. The total proportionate share obligation of the Point 

Wells  project to WSDOT is $122,286.12. Paper copies of the WSDOT mitigation offer have been supplied 

during the submittal of this report. 

TOTAL MITIGATION 

The mitigation fees for the Point Wells Development to Snohomish County and WSDOT are 

$2,498,605.38. Please refer to the calculation below. 

 

Snohomish County Mitigation:    $2,376,319.26 

WSDOT Mitigation:         $122,286.12 
 

Total Mitigation:     $2,498,605.38 

No other cities within Snohomish County that are impacted by Point Wells Development trips currently 

have an ILA with the county in regards to traffic impact fees. Therefore, no other mitigation offers were 

proposed. The applicant reserves the right to submit a negotiated total mitigation fee for Snohomish County 

and WSDOT at a future date. 

Additional information of impacts to surrounding areas is contained in the Paramount Docket XIII SEIS.
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